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The  condominium  market  in  Boston  involves  a  wide  range  ifli 
building  and  project  type,  unit  size  and  sales  prices.   Addi- 
tionally, the  absorption  in  total  units  from  area  to  area  has 
also  demonstrated  interesting  market  data.   Based  on  company 
data  as  well  as  other  information  collected  in  the  marketplace. 
The  Hanlan  Group  has  been  able  to  carefully  evaluate  the  condo- 
minium market  for  the  last  five  years  in  terms  of  approximate 
total  absorption  and  neighborhood  trends.   The  absorption  in 
the  major  neighborhoods  of  the  downtown  market  have  on  average 
totaled  1300  -  1500/year.   The  percentage  breakdown  from  area 
to  area  has  been  very  consistent  during  the  period  studied. 
The  approximate  absorption  figures  by  neighborhood  are  as 
follows:   40%  Back  Bay,  15%  Beacon  Hill,  15%  South  End,  20% 
Waterfront/North  End,  and  10%  Charlestown  and  miscellaneous 
neighborhoods.   The  exceptions  to  these  results  occurred  in 
1981-1982.   In  that  two  year  period,  the  Waterfront/North  End 
increased  to  approximately  25%  reflecting  the  conversion  of  Harbor 
Towers  and  Commercial  Block. 

The  downtown  market  as  a  whole  generates  a  wide  range  in  price/ 
sf  (from  $100  -  $200/sf)  depending  on  location,  unit  size, 
degree  of  renovation  and  unit/building  amenities. 

Historically,  the  wharf  building,  offering  harbor  views,  Lewis 
Wharf,  Union  Wharf  and  the  Prince  Building,  have  established 
the  highest  prices/sf  downtown  ($150  -  $200/sf ) .   The 
approximate  unit  sizes  at  Lewis  Wharf  and  the  Prince  Building 
are  between  850  sf  and  1250  sf.   Some  units  of  both  buildings 
offer  balconies  but  only  the  Prince  Building  offers  deeded 
garage  parking.   Commercial  Wharf  units  usually  generate  $12  5  - 
$150/sf  in  sales  prices  and  offer  exterior  deeded  parking, 
however  the  building  is  not  elevatored  and  the  units  are 
generally  unrenovated  and  in  need  of  substantial  work  for  pros- 
pective buyers  at  current  prices.   Commercial  Block,  also  located 
in  the  Waterfront  area  of  Boston,  has  units  priced  from  $10  0  - 
$170/sf  depending  on  building  location  and  view.   Harbor  Towers, 
now  approaching  sellout,  ranged  in  price/sf  from  $100  -  $180/sf 
depending  on  unit  type  and  location  in  Tower  I  &  Tower  II. 

The  Back  Bay  section  of  Boston  has  seen  substantial  condominium 
development  in  recent  years  and  has  for  the  most  part  been 
fully  developed  except  for  new  projects  underway,  committed 
or  proposed,  such  as  the  Four  Seasons,  Mt.  Vernon  Church  and 
Copley  Place.   Smaller  scale  townhouse  condominium  projects, 
which  have  represented  the  majority  of  the  condominium  develop- 
ment in  Back  Bay  over  the  last  4  to  5  years,  are  generating 

REAL  ESTATE 
leasing  •  marketing  •  management  •  appraisal  •  consulting 


QC'^rc)^   i^B3j 


Digitized  by  the  Internet  Archive 

in  2011  with  funding  from 

Boston  Public  Library 


http://www.archive.org/details/bostoncondominiuOOhanl 


Boston  Condominium  Market  (Continued) 


a  consistently  wide  range  in  price/sf  also.   Premium  units  at 
service  buildings  such  as  180  &  330  Beacon  Street  command 
$150  -  $200/sf  depending  on  unit  type  and  view.   The  average 
unit  size  in  the  Back  Bay  is  approximately  700-800  sf  for  a 
1  bedroom  unit  and  1000-1200  sf  for  a  2  bedroom  unit.   The 
low  end  of  the  Back  Bay/Beacon  Hill  price  range  would  generate 
approximately  $100/sf  at  a  minimum  but  lack  unit  and  building 
amenities  and  be  located  in  a  less  desirable  location  within 
each  area. 

The  South  End  has  continued  to  develop  as  a  condominium  neigh- 
borhood although  there  is  much  less  of  a  price/sf  range  in  sales 
prices  with  the  majority  of  newly  renovated  units  commanding 
$100  -  $120/sf.   With  the  completion  of  Copley  Place,  prices 
are  expected  to  continue  to  appreciate,  however  the  high  price/ 
sf  multiples  attained  with  some  of  the  Back  Bay  and  Waterfront 
premium  units  are  not  anticipated  in  the  South  End  due  to  a 
number  of  factors.   It  is  expected  that  new  projects  that  will 
be  coming  to  the  market  in  the  South  End  will  be  targeted  for 
the  first  time  buyer  singles  and  couples  with  price  ranges 
of  approximately  $80,000  to  $125,000. 

Other  condominium  projects  during  the  last  2  years  in  locations 
such  as  Jamaica  Plain  and  Charlestown  have  also  been  introduced 
to  the  market  with  the  primary  target  being  $100,000  and  less. 
These  projects  have  been  the  renovation  type  projects  similar 
to  the  Back  Bay/Beacon  Hill  conversions. 

It  is  worth  mentioning  that  the  inventory  that  existed  in  198  2 
has  been  quickly  absorbed  in  the  first  half  of  198  3.   Currently 
in  the  downtown  market  there  exists  very  little  inventory 
at  +  $100,000  with  continued  strong  buyer  demand  and  profile 
for  this  product.   Further  the  projects  now  under  development 
or  committed  for  1984  and  later  are  targeted  for  the  high 
end  buyer.   The  Mt.  Vernon  Street  Church  with  unit  prices 
from  $167  -  $215/sf,  the  Somerset  at  approximately  $150/sf, 
the  Four  Seasons  and  Foster  Rowes  Wharf  both  preliminarily 
talked  about  at  $200/sf  will  not  be  targeted  for  the  $100,000 
buyer.   These  high  end  projects  are  target  marketed  for  a 
wealthy  income  group  many  of  whom  would  be  moving  back  into 
the  City  selling  larger  homes  in  the  suburban  market.   The 
depth  of  this  under  and  approximate  $100,000  target  market 
is  best  demonstrated  by  the  high  percentage  of  in-house  sales 
and  sales  absorption  at  the  Riverhouse  on  Brimmer  Street,  Tremont 
on  the  Common  and  Harbor  Towers,  all  of  which  are  very  large 
projects.   It  is  also  possible  to  attract  a  certain  percentage 
of  investor  purchasers  as  part  of  the  Buyer  profile  in  this 
price  range.   The  strength  of  the  market  and  fulfilling  this 
market  need  will  move  to  new  locations  and  new  projects  in 
existing  condominium  neighborhoods  in  the  South  End,  Charlestown, 
Jamaica  Plain  and  Brighton. 
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The  marketing  of  residential  property  in  the  downtown  market 
is  accomplished  to  a  large  degree  by  the  general  brokerage 
community   including  a  number  of "kitchen" brokers  and  relatively 
small  offices.   The  majority  of  these  individuals  and  companies 
specialize  in  one  or  two  areas  of  the  City.   The  remainder 
of  the  residential  transactions,  be  it  a  conversion  or  new 
development  (large  scale) ,  will  be  marketed  in-house  with 
extensive  sales/model  centers  with  on-site  staff. 

During  the  last  four  to  five  years,  individual  developers  of  the 
smaller  scale  projects,  of  which  there  were  many,  generally 
listed  their  property  on  an  open  basis  with  a  number  of 
brokers.   This  concept  created  excellent  competition  and  was 
very  successful  and  also  appropriate  in  that  these  projects 
were  in  close  proximity  to  each  other  and  being  exposed  to 
the  public  simultaneously  during  the  buyer's  evaluation  of 
the  market.   It  also  gave  the  general  brokerage  community 
access  to  people  and  the  opportunity  to  develop  a  referral 
network  underestimated  by  many  Developers.   As  the  resale 
market  has  expanded,  prospective  buyers  are  being  exposed 
to  and  want  to  compare  both  resale  and  Developer  units. 
Naturally  the  brokers  "sell"  the  product  to  which  they 
have  access  and  from  which  they  can  earn  a  commission. 

It  is  worth  noting  that  Harbor  Towers  and  The  Somerset  have 
incorporated  broker  participation  in  their  marketing  programs 
as  will  also  be  done  at  the  Mt.  Vernon  Church  on  Beacon  Street. 

The  marketing  concept  for  the  Boston  Filter  site  in  Charledtown 
is  to  establish  a  talented  on-site  staff  and  sales  presence 
including  a  model  and  sales  center.   The  advertising  program 
and  commission  structure  will  include  broker  participation 
from  the  outset  of  the  sales  program.   It  is  the  objective 
to  draw  from  the  downtown  markets  and  develop  a  product  from 
a  feature  and  price  standpoint  that  will  capture  a  percentage 
of  the  downtown  Back  Bay,  Beacon  Hill,  South  End  and  Waterfront 
markets  as  well  as  fulfill  a  product  void  in  the  market. 

Although  the?  condominium  development  in  Charlestown  has  not  been 
as  extensive  as  other  areas  of  the  City  to  date,  the  timing 
and  scale  of  this  project  seems  very  good. 

The  unit  sales  prices  of  proposed  projects  for  the  Back  Bay, 
Beacon  Hill  and  Waterfront  or  those  being  completed  will  be 
significantly  higher  than  the  projections  for  Charlestown; 
further  the  compliment  of  features  for  the  proposed  site  in 
Charlestown  will  be  hard  to  duplicate. 

Additionally,  the  continued  private  and  public  development  of 
the  master  plan  for  Charlestown  and  the  Navy  Yard  will  help 
bring  more  exposure  and  prospects  to  Charlestown. 
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Although  it  is  difficult  to  suggest  an  absorption  rate  for  this 
project  at  this  time,  a  3  to  4  unit/month  absorption  schedule, 
once  construction  has  commenced,  seems  comfortable.   This 
projection  is  based  on  our  involvement  and  experience  with 
projects  in  Charlestown  and  throughout  downtown.   Charlestown 
interestingly  has  been  very  popular  with  many  young  professional* 
as  a  single  family  and  2-3  unit  owner  occupant  market  for  a 
number  of  years.   Similar  to  the  South  End,  young  professionals 
were  able,  in  the  past,  due  to  more  affordable  price  range 
than  Back  Bay  or  Beacon  Hill,  purchase  in  these  locations. 
This  buying  trend  preceded   condominium  development  in  both 
locations.   As  the  inventory  of  buildings  for  development' has 
been  depleted,  prices  of  units  in  the  prime  neighborhoods   i. 
escalated,  and  as  the  condominium  market  has  expanded  throughout 
the  ^  City,  we  project  that  areas  such  as  the  Sotath  End  and 
Charlestown  to  represent  an  increasing  percentage  of  the  condo- 
minium units  absorbed  in  the  downtown  market. 

A  number  of  to^imhouse  and  new  construction  condominium 
projects  have  been  successfully  completed  in  Charlestown 
over  the  last  five  years  including: 

5  0  Monument  Square 

23  Monument  Square 

35  High  Street 

44  High  Street  (Dexter  Court) 

22  Monument  Square 

289  Bunker  Hill  Street 

12  Monument  Square 

Thompson  Green 

The  Thompson  Green  Condominium,  of  which  the  last  phase  is 
being  completed  now,  has  been  very  well  received  in  the  market- 
place with  unit  sales  prices  from  approximately  $80,000  - 
$140,000.   The  Developer  has  designed  townhouse  type  structures 
in  an  architectural  vocabulary  reminiscent  of  the  original 
Victorian  period  architecture  of  Charlestown.   The  combination 
of  unit  features  is  very  good  with  individual  heat,  air- 
conditioning  systems,  fireplaces,  decks  or  patios,  hardwood 
floors,  and  exterior  parking. 

In  conclusion,  the  combination  of  unit  features,  unit  mix, 
building  scale  and  amenities,  garage  parking  and  preliminary 
sales  prices  for  Town  Hill  will  be  very  difficult  to  duplicate 
in  the  Boston  condominium  market  including  Charlestown. 


